MEMORANDUM

To: Snyderville Basin Planning Commission

From: Jennifer Strader, County Planner

Date of Meeting: June 9, 2015

Type of ltem: Work Session

Subject: Pace Meadows Rezone, Development Code Amendment, and Conditional Use
Permit

The applicant, Rory Murphy, representing the property owner, the Estate of Florence J. Gillmor,
submitted a Rezone Application, Development Code Amendment, and Conditional Use Permit for
Parcels $5-47, $5-50, and 55-56, totaling 455.84 acres. The property is located southeast of Home Depot
in Silver Summit and is currently zoned Rural Residential {RR). There are no existing structures on the
parcels and all of the property is located within the Lower Silver Creek Overlay Zone.

The applicant is proposing a mixed use zone district that would include a mass transit requirement and
encourage pedestrian-oriented development. This application proposes rezoning forty six (46) acres and
placing the rest under a conservation easement for open space. The applicant evaluated the potential
amount of square footage that could be generated on twenty (20) residential lots {based on the existing
RR zone) and is proposing to convert that to an equivalent floor area for a mixed use development,
resulting in approximately 400,000 square feet.

Staff has attached the written narratives for the applications that were submitted by the applicant and is
requesting Planning Commission feedback and direction prior to moving forward with more detailed
analysis.

Fumimil Dounty, Uial

Nsstiug W

ED_006076_00000122-00001



PACE MEADOW PROPERTY ZONE CHANGE PROPOSAL

March 17, 2015

To: Mr. Patrick Putt, Summil County Community Development Director
iz, Poter Barnes, Planning and Zoning Administrator

Ms. lennifer Strader, Senior Planner

Summit Dounty Planning and Zoning Department

&0 Morth Main 8L

PO Box 128

Coalville, Utah 84017

Frome Rory Murphy and Brooke Hontz
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March 17, 2015

Mr, Patrick Putt, Summit County Community Developrent Director
Mr. Peter Barnes, Planning and Zoning Administrator

Ms. Jennifer Strader, Senior Planner

Summit County Planning and Zoning Department

60 Neorth Main 5t

P.O. Box 128

Coalville, UT 84017

RE: Zone Change Proposal
Dear Pat, Peter and Jennifer,

Please find enclosed our application to apply for a rezone on the Pace Meadow property as we
discussed in February. When we spoke at our meeting, we discussed the concept of proposing a new
Mixed-Use, Transit-Oriented Zone that would be submitted for consideration by the Summit County
Planning Staff, the Planning Commission and the County Council.

We have included the following Applications in this rezone submittah

1} Development Code Amendment
2} Rezone Application
3} Sketch Plan

We have also included a request for a temporary stay for the CUP as required by the Rezone application
pending a decision by Summit County regarding our Zone Change proposal. As we discussed, it is fikely
not productive to submit a CUP application at this time until we have received direction from Summit
County regarding the Zone change proposal.

The narrative is the same for all of the three submittals and we placed it in the first section of the
submittal packet. We felt that it would be easier to understand that way. We have also ingluded all
three submittal fees, existing conditions and other pertinent information that may be of assistance.

We deeply appreciate the oppoartunity to submit this proposal to the Swrwnit County Planning and
Zoning Department. Thank you for your consideration of this rezone submittal and please do not
hesitate to contact us if you have any questions or coraments whatsoever concerning this proposal.
Also, please let us know if you require any additional information.

Take care,

!j%:?./*i e,

Rory Murphg P
i
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_ (WITH SKETCH PLANS) |

NARRATIVE
EXHIBIT A.

EXHIBIT B.

' AMENDMENT
APPLICATION FORM

" SKETCH PLAN
APPLICATION FORM

LETTER REQUESTING
EMPORARY CUP STAY

EXISTING TOPOGRAPHY/

TITLE INFORMATION
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ianuary 22, 2015

To: i, Patrick Putt, Summit County Cormumunity Development Director
Mr. Peter Barnes, Planning and Zoning Administrator
Mz, Jennifer Strader, Senior Blanner
Summit County Planning and Zoning Depariment
&0 North Main St
PO Box 128

From: Rory Murphy and Brooke Hontz

RE: Pace Meadow Property Zone Change Proposal

Dear Pat, Peter and Jennifer,

The sublect property, which s known informally as the Pace Meadow property, consists of 455,84

{Four hundred and Bfty-five and 84/100°5) acres of land located in the sastern portion of the Smyderville
Basin Planning Area in Summit County, Utsh, The land contiguous and is owned by The Estate of
Florence | Gillmor, The property includes Tax Parce! 1D #5 85-47, 85-50, 5556 angd 55-56-4-1-4. The
praperty is boated entirely within the B {Rural Residential} Zone and also the Lower Silver Cresk Soils
Temporary Overlay Zone. The properiy has significant frontage on the access road that extends from
the Home Depot turn to the south for over 3000 Hnear feel.  From east to west, the property originates
iy foothills adiacent to the Promontory Subdivision and slopes abruptly dowrward a3 it enters the Silver
{reek drainage basin. After crossing the low wetland ares that comprises & portion of the Silver Ureek
drainage area, the property begins to rise in slevation again and finally terminates as i approaches and
borders O State Highway 40, The elevetions run from 6,625 fegt 1o a low of 5,488 fest. The total
slevation change is 137 feet,

The land i3 situated south of the Home Depot and the Summit County lustice Center and extends

southward along the visual view shed of Ulah State Highway 40. The property extends to the westemn
boundary of Promontory and is north and west of the UDOT Region 8 maintenance facility property,
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The Silver Creek watershed area runs south 1o north through the center of the property. Also, the Rail
Trail bisects the property from south fo north. Most of the property is visible relative to several vantage
points along the Highway 40 corridor. The Rall Trail was built during the 1880's a5 a line for the Santé Fe
Railroad. The #all Trail aside, which is already a protectad trail corvidor heild in trust by Uah State Parks,
there are no other known cultural relics or items of historical significance occur on the property.

Significant existing impaciful commercial, institutional and light industrial uses oceur to the north, sast
and south of the property. To the west is the Home Depot complex which is & 150,000 square foot
building with approximately five acres of land used for parking, delivery, circulation and outdoor sales
uses. There are three additional commercial {C-1) parcels that are as yet undeveloped adjacent to the
west and north of the proposed development area. The Summit County Justice Center, comprised of a
jail, the County Courthouse and the Summit County Sheriff's offices are located immediately to the
north of the proposed development area.  Also to the north as is a Utah Power maintenance facility
with heavy truck traffic and equipment storage. To the south of the proposed development area is a
UDOT Region B Transportation Maintenance Facllity. The UDOT property, which is approximately six
acres is size, is used for salt and deicer siorage as well a5 being the primary maintenance area for the
UDOT fleet of trucks, snow removal equipment and heavy machinery. Road infrastructure maintenance
equipment is located throughout the UDOT site. The uses surrounding the Gillmor property on three
sides have a significant effect on the Pace Meadow property. One would be hard-pressed to find more
impactful uses directly adjacent {0 a proposed development area. Given the uses surrounding the site,
large lot residential development would be problematic. it seems incongruent to suggest that largs,
expensive homes and properties should be located directly next to a jail, big-box retaif and a heavy-
usage industrial site,

A good portion of the property is jurisdictional wetlands that would therefore be considered “sensitive
lands” by the Summit County Development Code, The applicant has conducted a wetland delineation
and found that up 1o 147 acres on the property are considered to be jurisdictional wetlands. An
important consideration regarding the wetlands is the reduced density that the Summit County Code
incurs on sensitive lands. While the RR Zone is typically 1 unit per 20 acres {which can be up to 1 unit
per 10 acres if a well thought out plan is presented and accepted by the jurisdictional authority),
sensitive lands, which include wetlands, reduce this density to 1 unit per 40 acres. The Pace Meadow
property has approximately 95 acres of jurisdictional wetlands, which would reduce the total base
density of the property from 22,79 units to 20.43 units,

Under the RR Zone, the base density of the property is then approximately 20 units. A map showing a
base density development is shown as Exhibit A. The units would be large lot subdivisions, or "Estate
Lots” that could potentially have a main house, a guest house and a barn in addition to other agricultural
uses. There is the potential for each lot to generate 10,000-20,000 square feet in density. Typical
homes in this area {Promontory) exceed §,000-8,000 sguare feet in size. Combined with the square
footage of the guest house and the barn, the square footage could readily approach the higher end of
the potential density. There could therefore be as much as 400,000 sguare feet of density on the
property with the current zone in place, scattered throughout the 455.84 acres.
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i is rare for such a large contiguous parcel of property to remain intact In the Snydervilie Basin and even
more uncormmon for land that is this accessible and visible to the public. The praperty presents a
unigue opportunity for planning and community-related purposes. Pursuing a large lot subdivision on
this property would not be in either Summit County's or the applicant’s best interest. 1115 nonetheless
the existing Zone and the land use that is currently accepted by the County as appropriate for this
property. The purpose of this submittal is to propose an alternative that we respectfully hope that
Summit County will consider as a viable and preferable alternative to the existing Zone designation.

The applicant is proposing a zone changs on approximately 46.2 acres of the 455.84 total acres from the
RR {Rural Residential} Zone o a proposed new Zone entitled the Mixed Use or MU Zone. This proposal
is displayed visually in Exhibit B.. We have included as part of this submittal proposed Code language
that could be used or amended in whole or in part. The proposed Code language is included as Exhibit
C. The remaining land would either notbre subiect to the proposed zone change and remain RR or could
be converied {c Open Space {08). Regardless, as a benefit to allowing the proposed MU zone change
the applicant would convert the remainder of the property into permanent open space with a perpetual
conservation easement. This would represent 89% of the property, or approximately 409.64 acres. In
addition to the preservation of the vast majority of the property as open space, the applicant would also
offer as public benefits land for a County cemetery, land for a trails, land for recreation fields and an
area for a non-profit land use proposal. The applicant would also, if needed, propose allowing some of
the property 1o be yiilized as g disposal site in an environmental clean-up effort.

The MU Zone would allow for @ Zone that would satisfy a large amount of the County’s current needs in
the area. Transportation impacts are being feli throughout the Snyderville Basin and it is critical that
new developments be transit-orfented. The MU Zone would be built around mass transit areas that
would allow for pedestrian-oriented development. The net sguare footage of the MU Zone would not
exceed the current density that could potentially be built on the property currently under the RR Zone.
it simply condenses i into a much tighter area. The existing commercial Zones in Snyderville Basin
Development Code (Community Commercial and Service Commercial) don't allow for a mixed use type
of development that the neighborhood currently needs.. Any commercial development applcation has
an affordable housing component that is required. The MU Zone would require the affordable housing
component to be built on site. This mix of uses reduces vehicle trips and allows for the affordable
housing to be incorporated into the project.

The area where the property is located would benefit greatly from a grocery store. There are currently
hundreds of housing units that are adigcent to the property and there are hundreds more that are
planned for development in the near future. Al of those houses would have to travel to Kimball
Junction or Park City for groceries. A grocery store is usually between 45,000 and 55,000 sgusre feet in
size. Neither the CC Zone nor the SC Zone would allow for this type of use. Limiting the size of a single
userio 60,000 square feet, as praposed in the MU Zone, would allow for a grocery store however it
would not allow for single-story big box-Lype relail that usually require upwards of 100,000 square fest.
Parking in the MU Zone would be required 1o be either structured or located 1o the rear of the proposed
commercial use. This allows for a2 more visually-appesling view from primary view areas. The
development would be very compact and adjacent and across from already existing high-impact uses.
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The open space value of the Gillmor property isvery substantial. The land can be viewsed virtualiy in iis
emtirety along the route of Highway 40, The land has long been used for cattle grazing and hay farming.
The applicant recognizes the value of the open space and s willing to enter into conservation sasements
for the portion of the property that s not under consideration for develppment. The proposed plan put
forth by the applicant would pressrve the most open space value short of an outright open space
purchase of the property. The proposed development area is confined 1o 3 small portion of the owerall
property and that portion is already compromised by the visus! impacts of the adipining land uses
{UDOT, County lall, Home Depot, elo}

Althoush the land i, onits surface, very pastoral andd natursl, B has unfortunately been contaminated
with mine waste from upsiteam sources. The properiy is planned 1o be mitipated thuough a significant
clean-up effort headed by the EPA 1o remuve the rontaminated soil located throughout the wetland
ares. The EPA issued an Administrative Order of Consent in February, 20014 which provides the frame
work for addressing the envirenmential condamination. The contaminants all flowed from upstream
point sources and the landowner did not in any way contribute t the environmentst contamination.
Howsver the applicant recognizes the importance of cooperation in a region-wide environmental clean-
up effort and offers the County the use of its property that s not part of the Zone change proposal to be
used for that purpose.

The upland areas of the property, located along the eastern and western benches of the property, are
not contaminated and are suitable for development. The eastern boundary of the property in the
upland area {s suitable for low density residential development as evidencad by the Promontory
development located directly adjacent to the Gillmor properly. Promontory has established a land use
pattern in that area of large It residential development. Under base density, home sites with
guesthouses and barns could be scattered along this eastern boundary which would seriously interrupt
the open space feeling that the land currently possesses,

it would be far more appealing to aliow this portion of the land to remain as open space for 8 number of
objectives. One important reasons s that large ot development seriously disrupts open space view
sheds. The associated roads, structurss and related infrastructure would break up the open space and
spoil the appearance of large undeveloped natural areas. Also important is the iMerruption of wildlife
hehavioral patterns. Wildife populations are sigrificantly impacted by the location of structures and
reradds that are spread out over 2 large area. The land-use pattern alters existing migration patiternsand
ncreases the incidence of negative wildife/human inferactions. Exparnsive infrastructure alin affects
drainage petlerns. Natura! land patterns simply cannot sdiust gracefully 1o extensive changes 1o hard
surfaces and altered drainage patierns. There is also the concern of iInfrastructure maintenance from
both 3 sustainability perspective as well as cost consideration. 1 also increases the potential for the
esiablishment of alien weeds and other vegetation that pushes out the native flors,

Another significant reason that allowing the land 10 remain as open space would be 1o maintain the
current apricultural uses thet the land currently supports. To many, the sight of cattle or sheep grazing
ard hay being farmed s an iconic image and one that s associated with a rural past that is slowly belng
pressured out of western Summit County.
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While it would perhaps be an ideal solution to entirely preserve the land as open space, the reality is
that the property must perform economically. The challenge is to pursue a reasonable development
plan while at the same time preserving the property for the enjoyment of the public and the benefit of
Summit County. Dividing and selling off large lots is not preferred for all of the reasons previously
mentioned. While it may remain the fallback position of the Applicant, it is not what we balieve is the
highest and best use of the land. The property is designated to be developed, but perhaps it can be
developed in such a manner 50 §s to minimize the impacts to the public and at the same time address
and fulfill peeds within western Surmit County.

It makes good fiscal sense to change this particular Zone to the MU Zone. Commaercial zoning in general
adds significant tax base to the local jurisdiction. This area has seen significant commercial development
over the last decade and the need is increasing along with the expanded residential developments that
are taking place around it. The need will only be exacerbated when the new 1,200 unit residential
subdivision hegins to develop that is immediately north of the project. Summit County will need tax
revenue o offset the costs of servicing the existing residential, the planned residential as well as the
large number of in-fill lots that are as yet undeveloped. The need is there and the Pace Meadow
property is the ideal place to situate it relative to public transportation, connection 1o existing road and
utility infrastructure and central to future and existing residential development needs.

Another very pertinent reason for Summit County to consider the MU Zone change proposal is the
substantial sales tax benefits that the development would produce year-after-year. Not only would
Summit County benefit significantly, the Schoo District would also see a strong financial windfall, Sales
taxes, when combined with option taxes, mass transit taxes and cultural taxes, total 6.35% of total sales
generated. These revenues, combined with the increased property taxes that would accompany the
proposed MU Zone change, are a strong incentive for the County to consider this proposal as an
alternative 1o base density zoning.

Public Transportation is an important key to this proposal. It is reasonable to request that the proposed
project is compatible with future and current public transportation systems. In order for the concept to
work and function smoothly, it is important that the project incorporate public transit solutions and
accommaodations inte the overall plan. The primary function will be 1o encourage use of public
transportation and make the experience comfortable and easy relative to using personal vehicles. The
applcant recognizes the importance of incorporating public transpertation into its proposal and intends
to work closely with Summit County officials to ensure that the best alternatives are explored and
pursued,

One item that the applicant is willing to pursue, and a zone change would make it worthwhile to do so,
would be to install a County cemetery for the use of the general population of Summit County. The
County is currently suffering a dearth of suitable cemetery space and there have been active efforts to
try to rectify this situation. Cemeteries can be controversial when placed adjacent to existing
developroent. The Pace Meadow property is an ideal candidate for this use. 1tis separated enpugh
from residential development 1o be a non-issue relative to property values. The property has the space
and the topography to consider this use. The access to and from the cemetery is easy and the location is
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praximate to the population centers of wastern Summit County. Perhaps most importantly the use is
combpatible with the other land uses that surround the property,

Additionally, the applicant would propose providing space for recreation fields for the use of the public
and primarily the surrounding community. The Snyderville Basin Recreation District is continually
seeking out new opporiunities for recreational fields and the property is large enough to accommaodate
this if this is the direction of the Summit County Planning 5taff and the Planning Commission. The
applicant recognizes the importance of linking in the rest of the community with recreational outlets
and believes that this use will enhance the oversli Hvability of the proposed development.

A significant advantage of pursuing the proposed MU Zone change for Summit County would be the
inclusion of affordable housing as part of the proposed development, an option that is minimized with
base density zoning. The Summit County Code Affordable Housing Guidelines focus on density and use
as the primary drivers that determine the type and amount of affordable housing units that must be
included as part of a development. There are other oriteria that come into play and there are several
incentive programs that reduce the affordable housing obligetion but increase its effectiveness. The
applicant has considerable experience with affordable housing projects and has won Affordable Housing
Project-of-the-Year awards from the Utah Community Housing Trust. it is an important tool not only for
the comarunily in which the participants live, but also for the applicant as it adds considerably to the
vibrancy of the project.

Another consideration that can be included in the MU Zone change proposal would be the inclusion of a
non-profit space that adds to the overall character and function of the site. The Pace Meadow property
is centrally located and would be a good fit for a number of potential non-profit users. The applicant
would make available land to be donated o a non-profit user that is acceptable to Summit County. The
land waould be used to further their mission and continue to support the important network of non-
profit services that the area currently provides. A good potential fit may be Ballet West, as they are
currently looking for an area in Suramit County to expand their classical dance initiatives. This
prastigious, nationally recognized organization would add to the overall economic development of the
County and help to diversify the opportunities that already exist in the area.

Another advantage of considering the proposed MU Zone change would be the expansion of the existing
trail network that is associated with the site.  As mentioned previously, the Rail Trail bisects the site and
there are many possible connections that could be made to accommuodate further expansion of this
comnunity asset. Given tha size of the property and the proximity to the new underpass that was
recently completed as well as other existing trall networks, there are a number of potential connections
that could be made to enhance Summit County's trail system.

The proposed MU Zone change for the Pace Meadow groperty would result in many positive henefits
for the County and the general public. The principal benefil is the preservation of the vast majority of
the property into permanent open space. The value of the open space is tangible and will add
consigerably to the rural armbience of western Summit County. Other potential benefits include
provigding affordable housing, land for & non-profit use, land for public recreation fields, land fora
County cemetery and the ability to create extensive trail systems that link to-existing trail networks. The
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proposal will add considerable tax revenus 1o the County as well as the South Summit Scheol District,
There are also advantages for environments! dean-up concerns. By creating a transit-oriented
commercial Zone that addresses the current and future needs of Western Summil County, the land
remains largely preserved and 81 the same time encourages intelligent, well-planned communities,

Thank you for yvour consideration of this proposal. | is a privilege to work with Summit County. Hyou
have any indtial guestions or comments whatsoever concerning this proposal, please do not hesitale to
coract us ketty@and oo, 435-640-50681

Sincerely,

Rory dMurphy
Bropke Hontz
The Fstate of Florence 1. Gillmor

CC: Mr. lames Lee, Mr. David Bird
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Title 10
Chapter 2 Zoning Districts
10-2-17 Mixed-Use Transit Orignted Development Zone {MU)

A. Intent and Reyone Reguirements: The intent of the Mixed-Use Transit Oriented Development
(ML) zone district is to provide a framework and approval process for creating mixed use
grojects that promote transit oriented development around advanced transit facilities.
Development within the MU Zone Is a compact, high to medium density/intensity, mixed-use,
transit and pedestrian oriented activity center that promoctes local economic activity in
developments that are diverse, livable, sustainable, and enhance and maintain guality of fife.

This distinct pattern of development is facilitated by fHexible site and community design
standards that:

» Provide a concentration of retail, personal and business services, as well as residential
and cultural uses that are efficiently served by a mass transit syster;

= Provide continuous, direct, convenient {ransit and pedestrian linkages, including
walkways between principal entrances of buildings and to adjacent lots;

= Increase the potential for homefwork transit ridership by encouraging medium to high
density mixed use development arcund advanced transit facilities in areas where
redevelopment or new development should occur;

= Encourage the use of public transit by reducing parking requirements within the MU
and the provision of park and ride lots near advanced transit facilities where
appropriate;

» Protect pedestrians and cyclists from traffic using clearly designated crosswalks,
buffering, shelters, lighting, and grade separations;

« Situate parking to the rear of the structure with proper screening, or in a parking
garage; which possesses storefronts on any side facing an urban corridor;

= plinimize curb cuts/driveways;

» Provide mixed land uses that are compatible and mutually supportive;

» Promote development patterns and land uses which reduce transportation peeds and
which conserve energy and natural resources.

Property currently zoned Rural Residential {RR), Community Commercial {CC), Service
Commercial {30) or Neighborhood Commercial {NC} can be considerad for a Rezone to MU,
Property with Hillside Stewardship (H5), Mountain Remote {MR), Town Center {TC), Resort
Center (RC) or within a $PA shall not be allowed 1o rezone to MU

A Property shall be surrounded within three hundred feet (300" on at least two (2) sides by
existing residential development that excesds ong unit par one acre; or commercial,
industrial or institutional uses totaling at least 80,000 square fest of development, 1o be
considered for Rezone o MU,
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Density: Density shalt be determined by the ability of the proposed developmentio meet all
required development and performance standards and criteria set forth in this title. Density
within the area Rezoned to MU shall not exceed the density of the existing zoning per the

following formula;

Density Calculation Formula

Existing Zoning

Establish Base Density

Base Density
Example

Establish Total Density

Total Density
Example

Rural
Residential (RR)

Determine single-
family residential Base
Density allowed under
area within rezone,

Sample formuls:
300 total acres un-
platted, plus s
existing iots of
record {platted).
100 acres of
developable lands
=5 units

200 acres of
sensitive lands = 5
units

5+5+5 = 15 total
units

Assume 10,000 sf homes,
3,000 sf accessory
dwellings and 7,000 sf
harn per each base unil,
=1{otal 20,000 sf per base
“unit”

15 total units *
20,000 per base
unit = 300,000 sf of
commercial and
residential
available,
Affordable and
attainable housing
shall not count
toward the total
square footage
allowed. Any TDR's
transferred into
the area in the
SKETCH PLAN
rezoned shall not
count toward the
total density. NO
density can be
transferred out of
this zone.

Communily
Commercial
{CC), Service
Commercial {(5C
ar
Meighborhood
Commaercial
{NC)

To be determined

)

Schedule Of Uses: The table of uses sets forth the appropriate uses in this zone,

Setback And Bulk Regulations:
1. The minimum sethack from Highways 224, 40, 248, and Interstate 80 rights of way shall be

one hundred feet {100'%
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2. The minimurn setback from any wetland shall be forty feet {40}

3. The minimum setback from the centerline of East Canyon Creek shall be one hundred fifty
feet {1507},

4. The minimum setback from a naturally ocourring year round stream {other than Fast Canyon
Creek) shall be one hundred feet {100} from the centerline of the stream.

5. The minimum sethack from a naturally ccourring lake, pond, or reservoir shall be one hundred
feet {100} from the high water mark.

6. Building/Structure Setbacks:
a. The entire building fagade must abut front and street side property lines or be located
1en {10} feet of such property lines.
b. The minimum rear sethack is [0~30] percent of the lot depth. Comment: The
appropriate minimur building setback will depend on ot and development patterns in
the area. When alleys abut the rear of MU lots, no rear sethack may be necessary,
except perhaps for upper floors, On the other hand, when MU-zoned lots will ahut the
rear property line of residential lots, buildings i this district should be set back from
rear properiy lines in order {o protect the privacy and open feeling expected within
residential rear yards.
¢. No interior side sethacks are required in the MU district, except when MU-zaned
property abuls RR-zoned or MR-zoned property, in which case the minimum side
sethack required in the MOTOD district shall be the same as required for a residential
use orrihe abutting R-zoned or MR-zoned lot.

7. Maximum building or structure height shall be thirty two feet {32') for single-use structures
and fifty feet for mixed-use structures, Heiglt shall be measured according to section 10-4-
22 of this titde.

8. Floor-to-Fioor Heights and Floor Area of Ground-floor Space. All commerdial floor space
provided on the ground floor of a mixed-use bullding must have a minimum floor-to-ceiling
height of 11 feet. All commercial floor space provided on the ground floor of 3 mied-use
building must contain the following minimum floor area: {a) At least [800] square feet or [25]
percent of the lot ares {whichever is greater] on lots with street frontage of less than [50] feet;
or {b) at least 20 percent of the lot area on lots with [50] Teet of street frontage or more.

E. Performance Standards: In addition to compliance with all standards for approval outlined in
chapter 4 of this tifle, the following special performance standards will apply in this zone:

1. Limitation On Direct Retail Sales: Mo single retall use within a bullding may exceed sixty
thousand {60,000} square fest in floor area.

2. Industrial and Commercial Uses: Industrial and Commercial uses shall not create glare,
heat, odor, smoka, noise or physical vibration of the building.
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3. Parking: Residential parking shall comply with section 10-4-8 of this title. No off-strest
parking is required for nonresidential uses in MOTOD districts unless such uses exceed [3,000]
sguare feet of gross Hloor area, in which case off-street parking must be provided for the floor
area in excess of [3,000] square feet, An excessive influence of parking lots can negatively
impact the urban design objectives of the MU, To control such impacts, the following standards
shall apply to at or above ground parking facilities, :

a. Off-street parking must be located in the rear of building. Both rear parking lots and

parking garages or decks may be constructed. Parking deck facades must have the

appearance of horizontal storied buildings, be of similar paint or material tone as

surrounding buildings, and have storefront treatment on ground floor. Parking decks and

garages must contain retall, office or civic uses alongz the frontage on the first fioor.

b. Parking faciliies must be readily accessible by pedestrian pathways and sidewalks with a

maximum of one curb cut per side.

¢. A parking lot or garage may not be adjacent 1o a square or adiscent to or opposite 3 street

intersection, or ocSketch Plany lots that terminate a street vista.

d. Mo special restrictions shall apply to below ground parking facilities,

4. Mechanical Equipment All exterior mechanical equipment shall be screened o minimize
noise infiliration to adjoining properties and to minimize the view of the squipment from
nearby properties and from public roadways.

5. Delivery And Loading Areas: The loading and unloading of goods shall take place entirely
on site and shall not interfere with emergency access, vehicular access or pedestrian
access. Loading arsas shall be screened from general public view as much as possible,
{Ord. 708, 12-10-2008) .

5. Refuse Storage And Disposal. In addition to complving with section "10-4-12 of this title, all

garbage, refuse and recycling functions associated with uses in this zone shall be required to
be screened, {Ord. 731, 12-2-2009)

7. Open Space: Al development in this zone shall provide a minimum of seventy five parcent
{75%) open space of the tolal area rezoned within the SKETCH PLAN; making the actual
developed area compact when comparad to the entire area rezoned. For rezoned areas that

accept TDR's as a receiving zone, the total open space requirement for the enlire area in the
rezong SKETCH PLAN is 70%.

8. Doors and Entrances: Buildings must have a primary entrance door facing a public sidewalk,
Entrances at building corners may be used to satisfy this requirement. Building entrances may
include doors to individual shops or businesses, lobby entrances, entrances to pedestrian-
priented plazas, or courtyard entrances to a cluster of shops or businesses.

8. For 75% of the area rezoned in the SKETCH PLAN, A minimum of two land usesmust be
developad on each site {Iot) in the MU Of these, one iand use must be a residential, office, or
lodging use above grade and the other use must be a commercial or recreation use at ground
grade. A development may consist of two or more building lots if they are developed under a
unified development plan. When a development consists of multiple building lots, s
development standards and off-street parking and loading requirements must be calculated by
combining the lots and treating them as 2 single building lot. 25% of the area rezoned in the
SKETCH PLAN rnay be solely residential.
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10. Connected Street and Walkway Network, The area rezoned to MU will provide continuous,
direct, convenient transit and pedestrian linkages, induding walkways between principal
entrances of buildings and 1o adjacent lots, and will ensure a continuous network of pathways
and connections. Where there is an existing grid, connect with street and sidewalk network.
Connectivity is key to the success of the MU zone.

11. Access to Public Transportation. The area rezoned to MU will facilitate access to public
transit and will encourage the use of public transportation. Public transportation stops-are
encouraged to be no farther than ¥ mile from any part of the developed area, 5o that
comrasters or residents or visitors cen wall(less than % mile all uses, The public transportation
locations shall be wellit {with dark-sky appropriate LED or other county approved lighting),
signed with necessary information and safe.

F. Procedures;

1. Pre-Application. Prior to formal application for amendment of the Zoning Map, the applicant
or his/her agent shall have a pre-application conference with the Planning Director and staff
regarding the proposed rezone to MU, In addition, the pre-application conference may be used
to determine what elements may be required in the rezone SKETCH PLAN.

2. Rezone Application. Zoning District Map Amendrent the Applicant would, bazed on the
Sketch Plan, submit a zoning change application for area-wide rezoning to MU District for the
area under consideration. A Skeich Plan will be a reguired submission for a zoning change
application. The Planning Commission shall review the Zoning Change Application and the
Sketch Plan simultanecusly, and shall hold a Public Hearing. The zoning change to MU and
amendment to the Zoning District Map shall be approved by the relevant legislative body
pursuant to section xXxxx.

3. Minor or Major Development Plan Application. Once the Zoning District Map Amendment
process is complete, and the MU District is in place, individual property owner{s) shall submit a
Minor or Major Development Plan for the entire praperty within the pU District. The decision
on the process to be used shall be made by the Community Development Director in writing
within 15 days of Sketch Plan approval.

4. Development. Afterthe site is approved with 3 Minor or Major Development Plan
Application, individual projects {CUP, Low Impact Permit or Building Permiis) may be presented
to the County Planning staff per existing county processes.
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Overlay Two
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Site Plan

Devsiopment Data
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March 1R, 2015

Mr. Patrichk Putt, Summit County Community Develppment Director
8ir. Peter Barnes, Planning and Zoning Administrator

bs. Jennifer Strader, Senior Planner

Summit County Planning and Zoning Department

80 Morth Main 6

PO, Bow 128

Coalville, UT 84017

RE: Request of Temporary Stay far CUP Application

Dear Pat, Peter and lennifer,

This letter serves as our request to request that Summit County temporarily grant {o our group 8 “stay”
on the CUP submittal that is reguired as part of 2 rezone proposal. As we discussed during our mesting
in February, we agreed that it was premature 1o submit the CUP application given where we were with a
new Zone application. Once Sumundt County has had a chance to consider the new Zone proposal, we
will proceed with the CUP portion of this submittal {or not, as the case may be} depending upon Sumynit
County's decision on the proposed new Zone.

Thank you for your consideration of this stay. Az always, we deeply appreciate Summit County’s
attention to our proposal and we are available for any questions, comments or direction that the
Sumimit County staff may have concerning this reguest.

Take care,

5
§ 4
e

Rory Murphy ¢
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